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CornacoBaHue KagactpoBOM U PbIHOYHOW CTOUMOCTU
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AHHoTaumsA. CTaTbs NOCBsILLEHa UCCMEAOBAHMIO NPOGIEMbI CUCTEMHOTO PaCXOXAEHUS KaAacTPOBOWM U PbIHOYHOM CTOMMOCTY 00b-
€KTOB HeABWXMMOcTH. OBOCHOBaH NapaaurMarbHbIi CABUM B MOHMMaHWK KafacTpOBOW OLIEHKM: MEPEXOA OT TPaKTOBKM KaAacTPOBOW CTO-
MMOCTU KaK YMNPOLLEHHOrO aHarnora pbIHOYHOM CTOMMOCTY K €€ PACCMOTPEHUIO B KA4YECTBE MPOEKTHOWN BENMUYMHBI, ONpedensiolel Lenb
pauuoHasnbHoro 3emrenosb3osaHus. O6ocHOBaHa MOAYMHEHHAS (DYHKUMS PbIHOYHOW OLEHKM, BbICTYMAKLWel UHCTPYMEHTOM AuarHo-
CTUKV PbIHOYHBIX AedopMaLyii U KanMBGPOBKM MaccoBbIX MOAENEN roCyAapCTBEHHON KafacTpoBOW OLEHKM NP YCroBuUM 06s3aTernbHO
OYUCTKM JaHHbIX OT CMEKYNATUBHBIX UCKaXKeHUI. [poaHanuanpoBaHsl HOPMaTUBHO-MPABOBbIE ACMEKTbI PETYNMPOBaHUS OLIEHOYHON Aest-
TEMNbHOCTU, a Takke Porb KaJacTPOBOV CTOMMOCTY B CUCTEME YTNPaBMEHNS 3eMeNbHbIMU PECYPCaMM Ha OCHOBE PEHTHOrO MOAXO0Aa.

KntoyeBble cnoBa: kagactpoBasi CTOMMOCTb, PbIHOYHAS CTOMMOCTb, rOCyapCTBEHHAs KafacTpoBas OLeHKa, pauuoHansHoe 3emre-
Nonb30BaHNe, 3eMenbHasi peHTa, ocnapuBaHue KagacTpoBON CTOMMOCTM, MaccoBasi OLIEHKa.

KapacTpoBasi CTOMMOCTb SBSETCS KMOYEBLIM MHCTPYMEHTOM roCyAapCTBEHHOTO YNpaBneHns 3eMerbHbIMU pecypcamMu, MOCKObKY
OT ee JOCTOBEPHOCTU 3aBVCUT He TOSbKO Hanoroeas Harpyska npasoobnagaTeneii, HoO U MHBECTULIMOHHAS NPUBIIeKaTeNbHOCTb TEPPUTO-
pwii. OgHako NpakTvika NPUMEHEHWst KagacTPOBOW OLEHKMN CBUAETENbCTBYET 06 YCTOMUMBLIX PACXOXKAEHUAX MEXAy ee pesyrnbTatamm u
peanbHbIMU PbIHOYHBIMU LieHaMW, YTO NOPOXAAET MaccoBble CyaebHbIe crnopbl, 3 koTopbix 90-95 % paspeluatoTcs B Nonb3y NpaBoob-
napgatenen. Oco3HaHWe JaHHOrO paspbiBa CTano OAHOW M3 MPWYMH HOPMAaTWBHOW MopgepHu3auun: PepepanbHbiii 3akoH N 237-03
¢ 2026 r. npegycmaTpuBaeT 0b6s3aTenbHbIN oCcyAe6HbIN NOpsSiAoK ocnapuBaHusi, oQHOBPEMEHHO BHeapsieTcs EanHas umdposas nnart-
dopmMa HaumoHanbHon cnuctembl NPOCTPaHCTBEHHbIX AaHHbIx (HCIA).

Mpobnema nuccnenoBaHns 3akno4aeTcs B NPOTMBOPEYNN MEXAY HEOBXOANMOCTLIO UCMOMb30BaHNA JOCTOBEPHOW KaaacTpOBOW CTO-
MMOCTM AN HanoroobnoxeHns 1 ynpasneHus 3eMenbHbIMU pecypcamu, C O4HOW CTOPOHbI, 1 HECOBEPLUEHCTBOM AENCTBYIOLLNX METOAMUK
MacCOBOW OLIEHKW, MPUBOAALLMM K CYLLLECTBEHHbLIM OTKIIOHEHWAM KafacTpPOBOW CTOMMOCTU OT PbIHOYHON — B 2—-5 pas, C A4pYyrov CTOPOHbI.
BOnbLIMHCTBO HAayYHbIX UCCIIeA0BaHN OPUEHTNPOBAHO Ha COMNMKEHNE AaHHbIX CTOMMOCTEN, TOrAa Kak anbTepHaTUBHbINA NOAX04 — pac-
CMOTpEHVEe KagacTPOBOI CTOMMOCTM KaK NMPOEKTHOM BENMNYMHBI, CTUMYMUPYIOLLEN paLuyoHanbHOe 3eMenonb3oBaHne, — 0CTaeTcs Heo-
CTaTOYHO NpopaboTaHHbIM.

Llenb nccnepoBaHuns coctomT B 060CHOBaHMM NOMOXEHNS O TOM, YTO PbIHOYHAst CTOMMOCTb JOMMKHA CTPEMUTLCS K KaaacTpoBoii (Npo-
eKTHoM), a He HaobopoT, a Takke B pa3paboTke MexaHVW3Ma MCMONb30BaHUS Pe3yNbTaToB MHAVBUAYANbHON PbIHOYHOW OLEHKV ANS Ka-
NMBPOBKN MaCCOBbLIX MOAENen rocyAapCTBEHHbIX BIOAXKETHBIX YUPEXAEHWIA NPU YCNOBUM OYUCTKN AAHHBIX OT CNEKYNATUBHBLIX UCKaXKEHWA.

KapactpoBas ctommocTb Ha ocHoBaHum cT. 3 3akoHa N 237-®3 onpepnensietcs ¢ y4eTom LieHoobpasyowmx hakTopoB MeTogamu
MaccoBoW oueHku [4]. [ns ee pacyeTa 06bekTbl HEABUXKMMOCTM OOBbEAUHAIOTCSA B rPynMbl HA OCHOBE CermeHTauun pbiHka. MpuHumnu-
anbHOe OrpaHnyYeHe MaccoBOW OLEHKN COCTOUT B TOM, YTO pacyeT OCyLLeCTBNsSeTCs KameparnsHo, 6e3 HaTypHoro obcnefoBaHns o6b-
eKTa, 4TO Hen3bexHO NPUBOAUT K YCPEAHEHWIO ero MHAMBUAYanbHbIX XapakTepucTuk [5].

B Hay4HoW nutepatype cchopmMrpoBanochk HECKOMNLKO MOAXOA0B K MCCIE0BaHMI0 KagacTpoBOW 1 pbiHOYHON cTonMocTu. A. A. Bap-
namos, C. A. ManbyeHko, M. A. CynuH 1 A. B. MNbinaesa vccneaytoT METOA0NOMMYECKME N TEOPETUHECKNE OCHOBbBI Ka4acTPOBOW OLIEHKM,
060CHOBbIBast €IMHCTBO METOANYECKUX NMOAXOA0B U ABOVICTBEHHYIO MPMPOAY KadacTposon ctonmoctu. B. H. BepgHukosa un K. B. Yynosa
paccMaTpuBaloT TEOPETUYECKME acneKTbl COOTHOLLEHUS KaAacTPOBOM 1 PbIHOYHOW CTOMMOCTH, YTOUHSAIS MPUHLMM 9KOHOMUYECKo 060c-
HOBaHHOCTW KafacTPOBOW CTOMMOCTM U BbISIBNSSA ob6wme 4epTbl U pasnuunsa AaHHbix kaTeropuin. C. A. BegpuHa, H. C. VBaHoBa
1 A. B. OceHHsIS nccneayroT NPUYNHBI PACXOXKAEHUS KafacTPOBOW U PIHOYHOW CTOMMOCTW B PEFMOHaX, UCMOMb3yS B T. Y. MeTOAb! Koppe-
NSUMOHHO-perpeccuoHHoro aHanumaa. M. A. YyxuHos, HO. C. KOcoa 1 C. A. Okkenb aHanuaupyoT NpakTUKy ocriapuBaHusi KagacTpoBOW
CTOMMOCTW, POfb OTHETA O PLIHOYHOWM CTOMMOCTU Kak JjoKa3aTenbCcTBa 1 Npobembl kadyecTsa oLeHkmn B pernoHax. A. [l. Bnacos n K. B. Yy-
nosa obpaLlarTcs K METOA0MOMMN MaCCOBOM OLIEHKU, B YHACTHOCTM K «aKCMOME O BOCMPOU3BOAMMBIX hakTopaxy, 1 060CHOBLIBAKOT OLLIN-
BOYHOCTb OTOXAECTBINEHNSI PLIHOYHOM N KaAacTPOBOW CTOMMOCTY.

B pamkax HacTosiLLero nccnegoBaHvs npeanaraeTcsa MHOM NOAXOA: KagacTpoBasi CTOMMOCTb AOMKHa paccMaTpuBaThbCS He Kak ynpo-
LLEEHHbI @Hanor pbIHOYHOM CTOMMOCTM 1 He Kak ee MPOU3BOAHAs, @ kak MPOEKTHas (3annaHnpoBaHHas) BeNuymHa, onpeaensiowas Lesnb
paLMoHanbHOro NCMonb30BaHWs 3eMerbHOro yyacTka. BknoveHne nedopMUMpoBaHHbIX, B T. Y. CMEKYNATUBHBIX, PbIHOYHbLIX AaHHbIX B

KafacTpoBYH OLEHKY CﬂOCOGCTByeT nectabunusaumm 3eMenbHbIX OTHOLLEHWI, @ He UX rapmMmoHunzaumn. Ka,qaCTpOBaﬂ CTOMMOCTb HE MO-
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XeT (hopMMpPOBaTLCS BHE rOCYAAPCTBEHHBIX MHTEPECOB — NpU ee onpeaeneHnn HeobXoAMMO yunTbiBaTb NPEXAe BCEro MHTepechl Npo-
N3BOACTBEHHOrO CeKTopa.

PbIHOYHas ctoMmocTb B pamkax 3akoHa N 135-d3 onpegensietcs NpUMEHUTENBHO K KOHKPETHOMY OGBEKTY M YCIIOBUSIM OTKPLITOTO
pblHKa [3]. B oTnnyne oT kagacTpoBOW OLEHKWN, MHAUBMAYarNbHAA PbIHOYHAsA OLeHKa NO3BOMSAET yYnUThIBaTb AeVCTBUTENBHOE COCTOSHNE
KOHKpeTHoro obbekTa. [ins onpefeneHnst pbIHOYHOM CTOMMOCTMW MPUMEHSIIOTCS 3aTPaTHbIN, [OXOAHbIA U CPaBHUTENbHBIN noaxoabl. [o-
XOAHbBIV NOAXOA, UCMONb3YETCA NPEUMYLLECTBEHHO MPU OLEHKE KOMMEPYECKOW HEABWKMMOCTU NOCPEACTBOM METOA0B NPSAMOW KanuTta-
nM3auun Unv UCKOHTUPOBAHWS AEHEXHbIX NOTOKOB. [N 06BEKTOB XUMNON HEABMXUMOCTU M 3eMeNbHbIX Y4acTKoB Havbornee penesaH-
TEH CpaBHUTENbHbIV NOAXOA, peanundyeMblil NOCPeaCcTBOM NPSMOro CPAaBHEHWS NMPOAAX C CUCTEMON nocrneaoBaTerlbHbIX KOPPEKTUPOBOK.
Takvm 06pa3om, pblIHOYHAs OLEHKa BbICTYNaeT MHCTPYMEHTOM AMArHOCTUKU PacXoXOeHWN U fokasatenbHow 6a3on npu ocnapnsaHum
KagacTpoBOW CTOMMOCTU.

B coBpemeHHOI 3KOHOMUKE KafacTpoBasi OLEHKa BbIMOMHAET He TOMbKO OMCKanbHY0, HO U CTUMYNUPYIOLLYIO PyHKLUMIO. ToYHas
OLieHKa CTOMMOCTU 3eMnu CNocoBCTBYET NPUHATUIO 0OOCHOBAHHbIX PELLEHMI B 06nacTy 3eMnenonb30BaHns Kak B rocy4apCTBEHHOM, Tak
1 B yacTHoMm cektope. OueHka 3emerb UHTErpupyeT NpaBoBble, 3KOHOMUYECKME U IKOMOrMYeckme acnekTbl, obecneynsasi peanusaumio
psaa OCHOBHBIX (PYHKUMIA rocyaapcTtsa. YueTHas yHKUMS BblpaXxaeTcs B TOM, YTO KaJacTpoBas CTOMMOCTb ABNSETCH BaXKHeWNLeN co-
cTaBnstowein EMPH, dukcrpytoLei SKOHOMUYECKYH LIEHHOCTb 0GbeKTa Ans Lenein HanoroobnoxeHns. MnaHosas pyHKUMS npeanona-
raet auddepeHLmaumio TeppMTopun No YPOBHIO LLIEHHOCTU ANS Lienen TeppuTopuansHOro NinaHNpoBaHus 1 30HMpoBaHus. Pacnpegenu-
TenbHO-NepepacnpenenuTensHas yHKUMS cBA3aHa C onpeaeneHneM BbiKynHOWM LieHbl U pacyeToM apeHAHOW NnaTtbl 3a rocyaapcTBeH-
Hble N MyHULUMNasnbHble 3eMnu. PyHKUMS obecrnedeHns paLmoHanbHOro NCMoMNb3oBaHWst 0ByCroBrieHa NPUHLMMIOM 3eMEeSIbHON PeHTbI:
KagacTpoBasi CTOMMOCTb AomkHa 6asupoBaTbes Ha AnddepeHumansHol peHTe | — goxofe, 06ycnoBneHHOM NPUPOAHbLIMU CBOMCTBAMM
yyacTtka. Ha xyALuem yyacTke npupogHas peHTa paBHa HyIto, crie4oBaTeslbHO, Tako y4acToK AOIKeH ObiTb 0CBOBOXAEH OT 3eMefbHOro
Hanora. [loxoq OT ynyudlleHui, npeacTaBnsowmii coboit anddepeHumanbHyto peHTy |l 1 sensowmincs pesynbTatoM MHBECTULINIA, He
JOIKeH obnaraTtbCsl 3eMernbHbiM HanoroMm. KoHTponbHas dyHKUMS 3akmiodaeTcs B onpegeneHuy pasmepa yulepba npu nopue 3e-
Merb Ha OCHOBE 3KOHOMWUYECKOW OLIEHKM, @ OXpaHUTENbHas — B 3KOHOMWYECKOM 0O0CHOBaHMN KOHCEPBaLUW AerpagnpoBaHHbIX 3eMerb
1 KOMMEHCAaLMOHHbIX BbINAaT.

CnekynaTMBHOE 3aBbllLEHNEe LieH Ha 3eMIu, NpefAHa3HayYeHHble Ans XUNLLHOIO CTPOUTENbCTBA, OrpaHnYMBaeT AOCTYN K HUM Npo-
M3BOACTBEHHOrO cekTopa. Kanutan nepemMellaetcs B CNekynaTUBHBIA CEKTOP, YTO NOAPbLIBAET SKOHOMUYECKME OCHOBaHUSA KaaacTpoBon
oueHkn. CnepoBaTenbHO, KaaacTpoBas oLeHKa nprobpeTaeT NOSIHOLEHHbI SKOHOMUYECKUIA CMbICI NPU YCIOBUK, YTO 3eMerNbHble OTHO-
LLIeHMs1 CocoBCTBYIOT POCTY NPOM3BOACTBA.

MapannensHo ¢ TeXHOMOrM4ecKo TpaHcopMaLeli COBEpLLEHCTBYETCA NpoLeAypa ocnapusaHus kagactposoi ctoumoctu. C 1 sH-
Baps 2026 r. BBoAMTCS 06s3aTenbHbIN 0CYAEOHbI NOPSAOK YCTAHOBMNEHWS KaacTPOBOWM CTOMMOCTU B pa3Mepe PbIHOYHOW, MpeayCcMoT-
peHHbIn cT. 22.1 3akoHa N 237-93. C 8 aHBaps 2026 r. npu nogade 3asBreHns apeHaaTopoM TpebyeTcs NMCbMEHHOE cornacue cob-
CTBeHHMKa. BaxHenlunm HanpaBneHvem siBnseTcs nepexod Ha EamHyto umdposyto nnatdopmy HCIM, 4To gomkHO cnocobcTBoBaTh
YCTPaHEHWIO PernoHarnbHbIX Pas3nuynin B METOA0NOMMAX U MOBbILLEHWIO NPo3paYHOCTy npoueayp [4].

OpHako Aaxe nepeaoBble METOAbI MAcCOBOW OLIEHKU He CMOCOBHbI y4ecTb Bce MHOroobpasue nokanbHbIX pbiHKOB. [1o3ToMy Hesa-
BMUCUMasi PbIHOYHASA OLEHKa OCTaeTCs BaXHEWLMM WHCTPYMEHTOM 3almTbl npa.. [pu ocnapvBaHWM KagacTpoBOW CTOMMOCTM OLIEeH-
LMK NPUMEHSAET CPaBHUTESNbHBIN NOAX0A, BHOCH KOPPEKTUPOBKM Ha YCIOBUSA pbiHKA, B 4aCTHOCTW CKMAKY Ha Topr B pasmepe 6—7 %
ANS 3eMefbHbIX Y4aCTKOB W eAuHbIX OOBLEKTOB HEeABMXMMOCTU, (DU3NYECKUE XapaKTEPUCTUKWU, Hanuyme WHXEHEpHbIX KOMMYHWKa-
uui (anektpuyectso — 1,05, Boga — 1,07, kaHanu3auus — 1,08) n 6naroyctpoicTBo. MIToroBas CToMOCTb onpeaensieTcst kak cpeaHe-
B3BELLEHHas BENUYMHA.

MexaHun3m cornacoBaHusi CTOMMOCTEN NpeanonaraeT UCMNosb30BaHNe PbIHOYHOW MHopMaLImMy ANs KanmbpoBKU MaccoBbIX MoAenei
roCyAapCTBEHHbIX BHOOXKETHBIX YHPEXAEHWUIA UCKIOYUTENBHO NOCIE €€ OYUCTKU OT CNEKYNATUBHBIX UCKaXEHWUI. BaXKHbIM MHCTPYMEHTOM
KOHTPOIS Ka4yecTBa ocTaeTcss MOHUTOPUHT PocpeecTpa. Mo ntoram 2025 r. cpefHepocCunckuii nokasaTerb BbISBIEHHbIX HApyLLUEHWUI Npu
kagacTpoBol oueHke coctasun 0,2 %, 4To Huxe nokasatenst 2024 r. — 0,4 % [2].

Taknm 06pa3oM, COBPEMEHHbIV 3Tan pasBUTUA UHCTUTYTa KagacTpoBOM CTOMMOCTU XapakTepusyeTcs CMeHoN napagurmsl — nepe-
XOA0M OT NMOHMMAaHWUS KaJacTPOBON CTOMMOCTYM Kak «yMNpPOLLEHHOro aHariora pbIHOYHOWM» K ee TPaKTOBKe Kak NMPOEKTHOW BENUYMHBbI, Opu-
E€HTUPOBaHHOW Ha pauMoHanbHoe 3emMnenonb3oBaHuve. MNpoBeaeHHoe nccneaoBaHne NO3BONSAET caenaTh BbIBOA O TOM, YTO KagacTpoBas
OLleHKa He MOXeT paccMaTpMBaTbCa U30NMPOBaHHO: OHa BOCTpeboBaHa Npu yCnoBuUm, YTO 3eMerbHbIEe OTHOLLEHUS CMOCOBCTBYIOT pOCTY
NPOM3BOACTBA, a He Pa3BUTUIO CNEKYNATUBHOrO obopoTa. CnekynaTMBHOE 3aBbllLeHNe LieH Ha 3eMnu, NpeaHasHa4YeHHble AN XUMULWHOTo
CTPOUTENBCTBA, OrpaHnyMBaEeT JOCTYN NPOU3BOACTBEHHOrO CEKTOpa K 3eMerlbHbIM pecypcam 1 TeM CambIM MOAPbLIBAET 3KOHOMUYECKUe
OCHOBaHUS KaJacTPOBOW OLeHKN. PbIHOYHAsi CTOMMOCTb B paccMaTpyBaeMOw KOHLLENLMM BbINOSTHSAET NOAYMHEHHYIO (OYHKLIMIO, BbICTYNas

WHCTPYMEHTOM ONarHOCTUKU PbIHOYHbIX ,qeq)opmauw?l n KaﬂM6poBKI/I MaccCOoBbIX Moaernen rOCy,ClapCTBeHHOI?I Ka,D.aCTpOBOI?I oueHkn. Uc-



nonb30BaHNe PbIHOYHBIX AaHHbIX A5 OCMapUBaHWS Y YTOYHEHUSI Ka4acTPOBOW CTOMMOCTMN 3PPEKTUBHO TOMBKO NP YCNOBUK WX Npea-
BapUTENbHON OYUCTKM OT CMEKYNSTUBHBIX UCKaXEHWI. [anbHelillee pa3BuMTUe OLEHOYHOW OesiTeNIbHOCTM B YCMOBUSIX LMPOBU3aLmM,
BKItovas nepexoa Ha nnatdopmy HCIMA, AOmKHO BbITb HAaNpaBneHo He TONbKO Ha NMOBbILLEHMe TOYHOCTM PacyeToB, HO U Ha obecneyeHne
cbanaHCcMpoBaHHOrO Pa3BUTUSI TEPPUTOPUIA HA OCHOBE PEHTHOrO MOAXOAA, MPU KOTOPOM HaroroobroKeHUI0 NOANEXUT TOMNbKO [0X0A
OT NPUPOAHbIX CBOWCTB y4YacTka — AnddepeHumansHas peHTa |, a 4oxXo oT MHBeCTMUmMn — auddepeHumansHas peHTa |l — octaetcs

Yy 3emMnenonb3oBaTensd, CTUMYNMpysa paunoHanbHoOe 3eMsienosib3oBaHue.
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Harmonization of cadastral and market values of real estate: project-based approach and harmonization tools

Pyleva Karina Viktorovna, student, Saint Petersburg State Agrarian University

Abstract. This article examines the problem of the systemic divergence between the cadastral and market values of real estate.
It substantiates a paradigm shift in the understanding of cadastral valuation: from interpreting cadastral value as a simplified analogue
of market value to considering it as a project-based value that defines the objectives of rational land use. The subordinate role of market
valuation is substantiated, with market valuation serving as a tool for diagnosing market distortions and calibrating mass appraisal models
used in state cadastral valuation, provided that the underlying data are adjusted to eliminate speculative distortions. The article also
analyzes the legal and regulatory aspects of valuation activities and the role of cadastral value in the land resource management system
based on the land rent approach.
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